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INTRODUCTION 

This  report  summarizes  the  planning  history  of  the  Central 
Business  District  area.   The  development  of  a  plain  for  this  vital 
area  of  Boston  has  been  a  continuous  process,  starting  from  the 
broader  general  studies  of  the  entire  dov.ntovi'n  and  culminating  in 
specific  proposed  actions  v-ithin  definitive  project  areas.   A 
chronology  of  recent  planning  i.ork  begins  wit'i  the  backgroijind 
studies  V'hich  were  made  for  the  1960  "A  General  Plan  for  the  Central 
"business  District"  under  the  auspices  of  the  Boston  City  Planning 
Board. 

The  physical  area  included  in  the  studies  of  dovmtoim  Boston 
varies.   In  general:   The  Regional  Core  is  described  as  that  portion 
of  the  Boston  peninsula  vhich  is  east  of  the  proposed  Inner  Belt 
alignment;  the  Central  Business  District  1960  is  the  075  acre  retail, 
office  and  institutional  district  from  North  Station  to  Mfeissachusetts 
Avenue;  the  Dovmtov.n  GNRP ,  the  General  Neighborhood  Renewal  Plan  area, 
encompassing  the  finauicial-off ice,  retail  auid  general  commercial 
district  from  State  Street  to  Stuart -Knee land  Street;  the  present 
Central  Business  District  Urban  Renewal  Project  is  a  245  acre  portion 
of  the  larger  GNI^P,  \.hich  contains  the  major  retail  stores,  the  South 
Station,  part  of  the  older  office  and  financial  district,  the  garment 
manufacturers,  much  of  the  nighttime  entertainment  facilities  and  Park 
Square. 
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The  planning  studies  carried  out  to  date  have  been  based  on 
an  evaluation  of  the  present  conditions,  trends  and  projections, 
joals  and  planning  objectives  have  been  established  and  alternative 
means  of  implementation  have  been  weighed.   The  proposed  public 
actions  emanating  from  these  studies  are  the  result  of  careful 
decisions  made  Vvithin  the  framework  of  the  over-all  planning  process, 
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SUMMARY  OF  PLANNING  STUDIES  FOR  THE  CBD 

I .   "A  GENERAL  PLAN  FOR  THE  CENTRAL  BUSI?JESS  DISTRICT,"  Boston  City 
Planning  Board,  1960 

In  the  late  1950' s,  the  Boston  City  Pleuining  Board  undertook 
the  development  of  this  general  plan  as  a  first  step  toward  obtaining 
corrective  action  for  rebuilding  the  CBD.   The  report  was  issued  for 
the  purpose  of  promoting  discussion,  soliciting  suggestions,  and 
establishing  a  basic  guideline  for  the  tremendous  task  of  renewing 
the  core  of  Boston.   The  oremise  was  that  the  C3D,  despite  its  many 
problems,  should  increase  in  importance  as  the  dominant  center  of  an 
expanding  metropolitan  area. 

Background  studies  for  this  report  included  comprehensive 
smalyses  of  oresent  conditions  -  economics,  assets,  problems,  trends, 
land  use  statistics,  aoid  transportation  facilities.   Ten  basic  ob- 
jectives were  evolved  to  guide  proposed  improvement  actions: 

1.  To  strengthen  the  Central  Business  District  as  the 
vital  center  of  the  Boston  Metropolitan  Area 

2.  To  conserve  present  investment  in  sound  buildings, 
in  sound  activities,  and  in  public  improvements 

3.  To  encourage  new  investment 

4.  To  make  the  CBD  more  accessible  to  more  oeople 

5.  To  improve  communications  v^ithin  the  CBD 

6.  To  bring  together  related  activities 

7.  To  separate  incompatible  activities 
e.   To  increase  public  safety 

9.   To  improve  the  apoearance  of  the  CBD 
10.   To  preserve  the  unique  character  of  Boston 

The  "General  ^lan  for   the  Central  Business  District"  went  on  to 
illustrate  how  some  of  the  basic  objectives  could  be  met.   Recommenda- 
tions for  a  reorgeinization  of  the  local  street  system  aind  the  develop- 
ment of  large  off-stree  parking  terminals  were  seen  as  a  prerequisite 
for  the  encouragement  of  new  private  investment  in  the  CBD.   South 
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Station  and  other  key  locations  along  the  high  capacity  expressway 
system  were  proposed  for  major  garage  sites.   The  reorganization  of 
the  existing  major  street  system  included  proposed  street  closings, 
widenings,  and  realignments.   I'ithin  the  retail  core,  improvements 
were  outlined  for  various  intersections  along  Washington  Street, 
including:   Boyls ton -Essex,  Franklin-Bromf ield  and  School  Streets. 
These  street  imorovements  were  proposed  to  simolify  the  intersections, 
thus  increasing  their  traffic  caoacities,  ai"'d  at  the  same  time,  re- 
ducing the  conflicts  between  the  pedestrians  and  vehicles. 

"A  General  Plan  for  the  Central  Business  District"  was  released 
on  December  21,  1960,  by  the  Boston  Redevelopment  Authority  for  general 
information  and  review.   It  also  served  as  a  revision  to  that  portion 
of  the  1951  General  Plan  for  Boston  which  deals  v^ith  the  CBD. 

II.   THS  DQV.WTOWM  GENERAL  NEIGHBORHOOD  RENEWAL  PLAM 

The  Dovntown  GNRP  is  one  of  ten  G'TOP  areas  in  the  City  deline- 
ated by  the  Boston  ::^edevelopment  Authority  for  general  planning  as 
part  of  the  over -all  development  program.   The  BRA  staff  and  a  number 
of  soecial  consultants  made  an  extensive  study  of  existing  conditions 
in  the  G?IRP.   During  the  GI1PP  planning  phase,  the  folloving  consultants 
participated: 

Traffic 

Robert  C.  Blumenthal  Associates  made  a  study  to  relate  the 
Massachusetts  Turnpike  Extension  plans  to  the  local  street 
system,  a  portion  of  vjhich  affects  the  Downtown  GMRP. 

The  firm  of   Wilbur  Smith  and  Associates  was  retained  to 
make  various  traffic  studies,  traffic  counts,  a  street 
capacity  analyses,  and  to  react  to  the  proposed  GiX'RP  cir- 
culation scheme  as  it  was  developed. 
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Engineering 

Charles  A.  Maguire  &  Associates  made  a  oreliminary 
analysis  of  the  existing  public  utilities.   This  study 
included  establishing  the  location,  existing  conditions 
and  major  replacement  needs  of  the  public  utility  system 
in  the  Dointov.Ti  3MRP. 

Economics 

Robert  Gladstone  analyzed  the  existing  and  potential 
market  for  all  major  land  use  categories  in  the  Down- 
toivn  GiMRP. 

These  studies  resulted  in  a  series  of  reports,  tabulations  and 

maps  which  gave  a  comprehensive  picture  of  the  various  elements  which 

make  up  the  do^vntown  area.   Information  on  existing  conditions  was 

prepared  by  the  BRA  staff,  including: 

Reports  - 

Functional  Areas 

Building  Conditions 

Land  Use  Inventory 

Circulation 

Historic  Sites 

ToDograohy  and  Subsoil  Conditions 

Maps  - 

Vehicular  &  Pedestrian  Movement 

Traffic  Lights  &  Street  Widths 

Off-street  Parking  Capacity 

Topography 

Functional  Areas 

Historic  Sites 

Building  Types 

Existing  Building  Condition 

Assessed  Building  Value 

Assessed  Land  Value 

Subsoil  Conditions 

Existing  Utilities  Series 

Edison  Electric  Co. 

New  England  Teleohone  &  Telegraph  Co. 

Boston  Gas  Co. 
Subv.ay  System 
Building  Heights 
Building  Heights  Generalized 
Traffic  Volume 

The  General  Neighborhood  Renewal  ^lan  was  completed  and  sub- 
mitted to  the  Federal  Government  in  the  Spring  of  1965.   It  provides 
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the  basic  framevork  for  the  detailed  survey  and  planning  studies 
for  the  C3D  Urban  Renewal  Project. 

The  planning  proposals  in  the  G^JKP  are  not  radically  different 
from  those  proposed  by  the  earlier  "General  Plan  for  the  Central 
Business  District"  of  1960.   The  same  basic  objectives  are  common  to 
both  plans.   The  GNRP,  hov;ever,  is  more  soecific  on  the  matter  of 
programing  implementation  of  plans  for  the  C3D  through  a  series  of 
Urban  Renevi^al  actions.   inhere  the  earlier  plan  established  a  frame- 
work of  worthwhile  goals  for  the  future  of  doivntown  Boston,  the  GNR? 
outlines  the  more  soecific  attainment  of  those  goals  in  an  economically 
feasible  plan. 

The  G''RP  places  a  high  priority  on  the  establishment  of  a  clear 
circulation  system  and  development  of  off-street  narking  facilities 
which  are  well-related  to  the  major  traffic  arteries  and  the  activity 
centers.   Kany  relatively  minor  street  realignments  are  proposed  v.hich 
v;ill,  i>(hen  viewed  as  part  of  the  larger  local  street  system,  provide 
improved  efi'iciency  and  significaint  clarification  of  the  street  pat- 
tern. 

The  redevelopment  of  the  South  Station  area  to  provide  for  a 
major  parking  terminal  and  nevj  commercial  development  is  a  basic  pro- 
posal of  the  GNRP.   The  present  land  area  at  South  Station  is  under- 
utilized at  present,  yet  it  is  ideally  located  at  the  juncture  of  the 
Central  Artery  (Inner  Belt)  and  the  Massachusetts  Turnpike  terminus, 
and  can  become  a  major  impetus  for  the  renewal  of  the  entire  eastern 
flank  of  the  CBD.   The  GNRP  envisions  this  new  development  of  South 
Station  as  a  key  magnet  for  the  growth  of  the  retail  core  down  Summer 
Street. 
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III.  1965/1975  GENERAL  PLAN  FOR  THE  CITY  OF  BOSTON  A^ro  THE  REGIONAL 
CORE 

As  the  Downtovjn  GNRP  work  progressed,  a  concurrent  planning 
effort  was  being  made  by  the  ERA   Planning  Staff  to  oroduce  the 
1965/1975  General  Plan  for  the  City  of  Boston  and  the  Regional  Core. 

The  main  function  of  this  document  is  to  orovide  a  general 
statement  of  policies  aind  objectives  for  a  feasible  development  pro- 
gram during  the  next  decade.   It  provides  guidelines  for  revisions 
of  the  City's  zoning  laws,  establishes  a  public  facilities  develop- 
ment program,  and  establishes  a  general  plan  for  the  formulation  of 
all  future  renewal  ;:)rojects. 

The  General  ^lan  emphasizes  the  importance  of  improved  circu- 
lation and  strategically  placed  large  parking  structures  to  the 
future  growth  of  retail  and  office  functions  in  the  C3D.   The  South 
Station  area  is  proposed  for  a  large  parking  garage,  integrated  with 
public  transoortation  to  encourage  development  of  the  adjacent  area. 

The  General  Plan  for  the  City  of  Boston  and  the  Regional  Core 
was  adopted  by  the  Boston  Redevelopment  Authority  in  March,  1965, 
and  supersedes  the  1951  General  Plan  as  amended  by  the  1960  "A 
General  ""Ian  for  the  Central  Business  District." 

IV.  CBD  STAGE  I  -REPQ-^T  to  The  Committee  for  the  Central  Business 
District,  Inc.,  Victor  Gruen  Associates,  May,  1963 

In  June,  1962,  The  Committee  for  the  Central  Business  District, 

Inc.  was  incorporated.   This  group  opened  offices  at  38  Chauncy  Street 

and  executed  a  contract  v.ith  Victor  Gruen  Associates  to  proceed  with 

planning  studies  for  the  CBD.   As  part  of  the  contractual  agreement. 
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Victor  Gruen  Associates  produced  a  Stage  I  Report  v,'hich  summarized 
their  findings  and  outlined  their  recommended  conceptual  plaoi  for  the 
oroject. 

The  reoort  stressed  improved  accessibility  as  a  prime  pre- 
requisite for  the  revitalization  of  the  CBD .   Accesibility  to  and 
v;ithin  the  CBD  must  be  achieved  by  placing  a  high  degree  of  im- 
portance on  the  use  of  Mass  Transportation  facilities.   At  the  same 
time,  a  reorganization  of  the  parking  facilities  must  occur  to  take 
full  advaintage  of  the  expressvjay  system  as  means  of  access  for  shop- 
pers and  visitors. 

In  the  Stage  I  Report,  Victor  Gruen  recognizes  the  potential 

value  of  the  South  Station  as  follows: 

"South  Station  Terminal:   The  projected  New  England 
Turnnike  Extension  into  the  Core  area  makes  the  con- 
struction of  a  major  car  storage  facility  in  this  area 
mandatory  and  a  further  large  number  of  parking  spaces 
would  become  usefully  active  if  the  Central  Artery 
could  be  freed  from  at  least  part  of  the  present  through 
traffic.   We  believe  that  the  construction  of  about  7,000 
car  spaces  should  be  considered  in  this  area  but  we  recom- 
mend urgently  that  South  Station  Terminal  should  be  developed 
as  a  terminal  for  ylais  Transportation  as  well  as  for  Indivi- 
dualized Trsinsportation .   iVe  recomr::end  that  the  establishment 
of  a  long-distance  and  regional  bus  terminal  should  be 
studied.   3y  the  construction  of  such  bus  terminal,  the  ex- 
isting bus  terminal  facilities  vvithin  the  Core  vjhich  create 
disturbsuices  could  be  removed.   VJe  further  feel  that  South 
Station  should  continue  to  be  a  terminal  for  commuter  trains. 
We  also  believe  that  the  South  Station  area  could  become  a 
terminal  for  waterbound  traffic  and  that  by  using  it  thus 
as  a  multi-purpose  terminal,  it  could  gain  sufficient  im- 
portance as  an  entrance  gate  to  the  entire  Core  area,  and 
thereby  justifying  the  construction  of  internal  Core  Ptass 
Transportation  Facilities  connecting  the  South  Station 
Terminal  with  the  heart  of  the  Core  area." 

The  conflict  betv;een  pedestrians  and  vehicles  in  the  C3D,  and 
most  notably  in  the  retail  center,  is  seen  as  one  of  the  most  detri- 
mental conditions  contributing  to  the  environmental  blight  of  the  area. 
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Simplification  of  the  awkv.ar^l  street  intersections  along  heavy 
pedestrian  routes,  such  as  Washington  Street,  would  go  a  long  v;ay 
toward  the  realization  of  an  improved  environment  for  pedestrians 
as  well  as  vehicles  within  the  CBD. 

V.   CBD  URBAN  RENEWAL  PLANNING 

The  Survey  and  Planning  Application  for  the  CBD  v^as  approved 

by  the  URA  in  March,  1963.   Since  that  time,  the  BRA  staff  has  been 

working  with  their  consultants  auid  The  Committee  for  the  Central 

Business  District,  Inc.  to  produce  an  Urban  Renewal  Plan  for  the 

project  area.   The  consultants  to  the  BRA  are: 

Planning 

The  planning  firm  of  Victor  Gruen  Associates  has  been 
retained  jointly  by  the  Boston  Redevelopment  Authority 
and  The  Committee  for  the  Central  Business  District,  Inc. 
to  make  recommendations  auid  prepare  plans  for  the  redevel- 
opment and  renewal  of  the  Central  Business  District. 

Traffic 

Barton -Aschmaoi  Associates,  Inc.,  Traffic  and   Transporta- 
tion Engineers,  have  been  contracted  by  the  Authority  to 
conduct  studies,  make  analyses  and  to  work  jointly  with 
the  staff  of  the  Authority  and  its  consultauits  in  provi- 
ding a  circulation  plan  for  the  Central  Business  District. 

Engineering 

Chas .  T.  i'ain.  Inc.  has  been  hired  as  consultant  on  en- 
gineering problems  relating  to  the  development  of  the 
UR  Plan.   They  are  in  tlT?  process  of  studying  various 
utilities  systems  in  the  project  area  and  will  be  in- 
volved in  preparing  plans  auid  estimates  for  improvements 
to  be  made  when  the  project  enters  the  execution  phase. 

Economics 

Robert  Gladstone  has  been  contracted  to  study  the  existing 
market  for  all  major  land  uses  in  the  Central  Business 
District,  to  prepare  market  projections  for  development, 
and  to  test  plaoi  proposals. 
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The  BRA  staff  and  consultants  have  conducted  various  surveys 
and  field  studies  to  gain  detailed  information  about  the  project 
area  to  be  used  in  preparing  the  renewal  plan.   An  on-site  analysis 
of  each  building  was  made  to  determine  the  present  use  aaid  occupancy 
of  each  floor.   Suilding  conditions  were  examined  by  inspection  on 
a  structure-by-structure  basis  by  the  engineering  consultants, 
Chas.  T.  Main,  Inc.,  and  the  BRA  staff.   Interviews  were  conducted 
with  numerous  persons  in  the  C3D  to  determine  the  major  problems  as 
seen  by  the  business  community.   The  traffic  consultauits,  Barton- 
Aschman  Associates,  Inc.,  with  the  BRA  staff  and  the  Boston  Traffic 
Department,  made  extensive  traffic  counts,  track  loading  studies, 
amd  conducted  origin  and   destination  interviews.   Special  engineering 
studies  have  also  been  made.  The  economic  consaltant,  Robert  Gladstone, 
has  kept  close  to  the  market  situation  and  advised  the  planners  at 
regular  intervals.   All  of  these  activities,  and  mauiy  less  complex 
studies,  have  been  of  assistance  to  the  BRA  staff  in  the  preparation 
of  an  Urban  Renewal  ^lan. 
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LIST  OF  REPORTS; 

"A  General  ^lan  for  the  Central  Business  District"  -  Boston 
City  Planning  Board,  1960 


"Background  Material  for  Dovvntovm  Urban  Renewal  Planning"  ■ 
Boston  Redevelopment  Authority,  August  1962 

(a  package  of  8  reports  aind  17  oiaps  summarizing  the 
previous  plainning  proposals  and  existing  conditions) 


"Dovrntoi-.n  General  Neighborhood  Renewal  Plan"  -  Mass.  R-46 


"General  Plan  for  the  City  of  Boston  and  the  Regional  Core 
1965/1975"  -  Boston  Redevelopment  Authority,  March  1965 


"Doivntovn  Boston,  Market  Studies  for  Urbain  Renewal" 
Robert  Gladstone,  ^lay  1963 


"Stage  I  Report  to  The  ComTiittee  for  the  Central  Business 
District,  Inc."  -  Victor  Gruen  Associates 


(These  documents  are  attached  to  the  record  copy 
of  this  report  auid  are  available  for  inspection  at 
the  offices  of  the  BP.A  in  City  Hall  Annex) 
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